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Introduction 
This report details the methodology and findings of a character analysis conducted to 
inform an amendment to the Port Stephens Local Environment Plan (LEP) 2013. The 
LEP amendment proposes to rezone land at 610 Seaham Road, Nelsons Plains 
from RU1 Primary Production (RU1) to R5 Large Lot Residential (R5) and to reduce 
the minimum lot size provisions for the subject land from 40 hectares to 8,000sqm. 
The intended outcome of the planning proposal is to enable rural residential 
subdivision and future housing, subject to development consent. An estimated 38 
dwellings may be possible (subject to development consent) should the planning 
proposal proceed. 

The character analysis undertaken for the locality considers the character and rural 
amenity of streetscapes and assesses the impact of existing lot sizes at 4000sqm, 
8000sqm and 20,000sqm. The analysis shows that, from the street, lots at 4,000sqm 
have a different visual ‘feel’ and character than lots at 8,000sqm. However lots 
between 8,000sqm and 20,000sqm have a very similar ‘rural’ character due to lot 
width and dwelling placement.  

The site 
The subject land has a total area of 38.9 hectares and has direct frontage and 
access to Seaham Road, the main arterial road connecting Seaham and Raymond 
Terrace. The subject land is approximately 8 minutes’ drive north-west of Raymond 
Terrace and 20 minutes’ drive north-east of Maitland.  

Surrounding land uses include a mix of rural residential allotments and larger 
agricultural allotments used for grazing and poultry farms west and south of the land. 
The subject land was historically used for cattle grazing, however it is currently 
vacant 

Methodology 
The character analysis considered the amenity and ‘neighbourhood character’ of the 
site and its vicinity. The study area includes Nelsons Plains, Brandy Hill and 
Seaham. A literature review was conducted to ascertain what contributes to a ‘rural 
character’.  The results of the literature review were used to inform in-depth 
qualitative analysis of the characteristics of the study area at different lot sizes.  

The literature referred to the width of lots being particularly important element of rural 
character. An audit of a sample of lots in the study area was therefore carried out to 
compare the width and depth of lots at 4,000sqm, 8,000sqm and 20,000sqm.  

The analysis took into account the controls in the Port Stephens Development 
Control Plan 2014 that apply currently to the RU1 zoning of the site, as well as the 
controls that would apply to land zoned R5 (the proposed zone).  
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Findings 

The literature review found that local character can be influenced by a range of 
factors, and that rural character is often defined by a combination of lot size, lot width 
and depth, where dwellings and structures are situated on a lot, vegetation 
(landscaping), topography and fencing.  

The literature identified that lot width was of particular importance to rural character. 
The results of the audit of a sample of lots in the study area that compare the width 
and depth of lots at 4,000sqm, 8,000sqm and 20,000sqm are presented in Table 1 
below. The results show that as the area of a lot increases, the depth of the lot is 
predominately what is affected and increased, as opposed to the width.  

Table 1 

Address Approx Lot 
Size (sqm)  

Approx Width (m)  Approx Depth (m) 

2 Rabar Close, SEAHAM 3950 63 57 
20 Alexander Drive, SEAHAM 4000 41 100 
3 Rabar Close, SEAHAM 4050 59 67 
4 Rabar Close, SEAHAM 4060 69 55 
6 Rabar Close, SEAHAM 4080 69 59 
8 Rabar Close, SEAHAM 4600 66 67 
12 North Esk Drive, SEAHAM 7010 65 108 
14 North Esk Drive, SEAHAM 7170 82 100 
30 Brandy Hill Drive, BRANDY HILL 7950 63 130 
7 North Esk Drive, SEAHAM 8000 71 108 
14 Alexander Drive, SEAHAM 8050 64 132 
523 Seaham Road, NELSONS PLAINS 8150 65 150 
1 Ralstons Road, NELSONS PLAINS 8290 64 155 
719 Seaham Road, NELSONS PLAINS 8390 71 120 
24 Brandy Hill Drive, BRANDY HILL 8810 65 140 
92 Brandy Hill Drive, BRANDY HILL 19160 86 215 
69 Brandy Hill Drive, BRANDY HILL 19210 73 270 
695 Seaham Road, NELSONS PLAINS 19370 70 270 
76 Brandy Hill Drive, BRANDY HILL 19740 80 239 
79 Brandy Hill Drive, BRANDY HILL 19790 68 289 
74 Brandy Hill Drive, BRANDY HILL 20120 80 240 
794 Hinton Road, OSTERLEY 20750 89 227 
6 Fisher Close, SEAHAM 18010 68 264 
4 Fisher Close, SEAHAM 18060 69 262 

*Lot width is taken from the midpoint. 

The analysis shows that from the street, lots at 4,000sqm will have a different visual 
‘feel’ than those at 8,000sqm, because the lot width will be noticeable different, but 
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lots between 8,000sqm and 20,000sqm have a very similar amenity impacts 
because lot widths are likely to be consistent. Findings and examples in relation to 
each of the lot sizes examined are detailed below. 

4,000sqm minimum lot size 
On land with a lot size of 4000sqm, dwellings tended to have a side setback of 
around 10-12 metres. A side setback of 10m is required as a minimum under the 
Port Stephens Development Control Plan 2007. Dwellings were generally placed at 
around 12m depth into the lot (front setbacks). Figures 1 and 2 provide examples of 
this. Figure 3 demonstrates what a subdivision pattern of lots that are approximately 
4,000sqm looks like from an aerial view.  

 

Figure 1 - 1 Rabar Close, Seaham 
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Figure 2 - 3 Rabar close, Seaham 

 

 

Figure 3 - Rabar Close, Seaham Aerial 
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8,000sqm minimum lot size 
On lots that are approximately 8,000sqm, dwellings tended to have a side setbacks 
of around 20-30 metres. Dwellings were placed around 25-50m into the lot (front set 
back). Figures 4 and 5 provide examples of this. Figure 6 demonstrates what a 
subdivision pattern of lots that are approximately 8,000sqm looks like from an aerial 
view. The findings show that once lot size reaches 8000sqm, lot configurations and 
building envelopes will be designed to capitalise on the narrowest lot frontage that 
fits within the planning controls to reduce infrastructure costs such as roads and 
services. A larger lot size consequently only results an increased depth of lots, but 
the lots will still be similar widths to smaller lot sizes. This is evidenced in Table 1. 

 

Figure 4 - 19 Brandy Hill Drive, Brandy Hill 



7      Port Stephens Council 

 

Figure 5 - 27 Brandy Hill Drive, Brandy Hill 

 

 

Figure 6 - Leumeah Close, Brandy Hill 
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20,000sqm minimum lot size 
On lots that are approximately 20,000sqm, the width of the lots are only marginally 
larger than that of lots at 8,000sqm.  These 20,000sqm lots did however have an 
increased depth. This is evidenced in Table 1. Side setbacks were generally around 
20-35m, which is a similar lot width to that of the 8,000sqm lots. Dwellings were 
generally located around 30-50m into the lot (front setback).  Figures 7 and 8 
provide examples of in the locality, and Figure 9 shows a typical subdivision pattern 
of lots that are approximately 20,000sqm from an aerial view. 

Figure 7 - Neika Close, Brandy Hill 

 

Figure 8 –Brandy Hill Drive, Brandy Hill 
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Figure 9 - Brandy Hill Drive, Brandy Hill 

 

On land with a lot size of 20,000sqm, the character analysis identifies that existing 
lots in this locality are not configured with increased widths or side setbacks 
compared to smaller lots. This may be because a suitable level of privacy and 
private open space is already provided at these lot widths or it may be that these lot 
configurations at these widths is the most effective means of providing roads and 
services without influencing land prices (and with no additional loss of resident 
amenity). 
The cost of providing infrastructure has a material impact on subdivision design and 
thus the character of an area. Figure 10 illustrates the amount of road that is 
required to service lots of the same size. It shows that by designing lots that are less 
wide, the amount of road infrastructure required is far less. The cost of providing 
road infrastructure may be a key influential factor in the standard lot configurations 
and widths in the locality that has resulted in lots of 20,000sqm being generally the 
same width as lots around 8,000sqm.  
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Figure 10 Lot widths and road infrastructure requirements 

Port Stephens Development Control Plan 2014 
Whilst ‘rural character’ is a result of numerous characteristics referred to above such 
as lot width, one of the key findings of the analysis was the role of the controls in the 
Port Stephens Development Control Plan 2014 (DCP). To ensure development does 
not detract from the amenity of the area, the DCP contains setback requirements 
and other controls. The setbacks for land zoned R5 are the same as the setbacks for 
land zoned RU1, which is that dwellings need to be located a minimum of 10m from 
lot boundaries. 

As a result of the DCP controls, the economics of lot configuration and in many 
locations when similarly sized lots are viewed from the street (and particularly where 
there are dwellings on concessional lots zoned for primary production), it is not 
immediately evident whether the land is zoned R5 or RU1 or RU2 or whether the 
minimum lot size is 8,000sqm or 20,000sqm. This is demonstrated in Figure 11 
below. 

Even if a dwelling is approved via a complying development certificate (CDC) under 
State Environmental Planning Policy (Exempt and Complying Codes) 2008, and the 
DCP does not apply, there are requirements that apply in relation to setbacks, 
landscaping, building height and maximum gross floor area to retain a rural character 
in the RU1, RU2 and R5 zones.  
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Conclusion 

The character analysis shows that ‘rural character’ is influenced by several factors 
including lot configuration, infrastructure cost, and desired residential amenity. 
Around Nelsons Plains and other rural areas in Port Stephens, this results in a 
typical subdivision pattern in rural areas consistent with Figure 11 below. 

 

Figure 11 Indicative lot layouts showing standard dwelling envelopes 

Figure 11 shows how despite lots of 20,000sqm being bigger in size, due to the cost 
of infrastructure provision, they are generally no wider, and dwellings are positioned 
on each lot at the approximately the same depth. The controls in the DCP reinforce 
this outcome with standard setback requirements whether or not a new dwelling is 
located in a primary production zone or a large lot residential zone. 

This means that, when viewed from the street, lots are not likely to be inconsistent 
with the ‘rural character’ of an area just because the minimum lot size is less than 
20,000sqm. The visual examples of existing dwellings on lots at 8,000sqm and 
20,000sqm in the Nelson Plains area and surrounds also demonstrates this 
conclusion. 
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